
Apartments Which Figured in 1919's Great Buying Movement

Additional Subways Are
Already a Public Necessity

New Transit Lines Arc Overcrowded and More
Carriers Are Essential; 8100,000,000 Would
Be Cost of immediate Travel Needs of Citv

By Lewis Nixon
Public Service Commissioner

The Tribune has asked me to pre¬
pare a statement or. the transit situa¬
tion In New York City. In normal
times I would welcome the opportunity,
but at present the outlook is anything
but promising, and the future cannot
be forecast with any degree of cer¬
tainty. All agree thai pre r.t condi¬
tions are intolerable. There must be
a change, and that in the near future,if the transit systems of the American
metropolis are to conti lue to function
and expand in a maní r om... iratewith the demands ol rapid ;. increas¬ing traffic.
À t i he oui «el. lei me Bay 11 at I i.-"1

Public Sert ce .ii'ii.;' -io.'i now has
nothing to do with the coi o¡ of
new subways or the completion of
those under construí.n. Under thir
new law that duty vc in the Tran¬
sit < 'oust rucl ioi
II. Delaney, who is pi
orously the completion of tho remain¬
ing links in the dual system. The Pub¬lic Service Commission retail i
its regulatory functions, atrd amongthese is the power to invi tigate rates
of fare and to order uch
are necessary. The i¦ .¦ re of this
power, hov i- r, is not e:
is, the em,m. ¡ssion under he la ,v am
the decisions of the i »un an i 01 ai
present order changi in tare wl -i
the same are fixed by contract wit!the municipality or in franchise:
granted bj he m :- nieipn
upon con ¡titutional consen I'll en
foi'c, w il béni (hi ¡eni <¦ ' he cit;authorities, the Pub Service Com
mission is pov orle -'- to do more thai
point oui ! he h liouh b«
granted in tin près ni abnormal itualion. Th< " i oral itions s '¦¦¦¦. Id hi
changed. If the state is lo maintaii
a regulatory commission with powe
over rates, hat commiss ir hi ild b<given ful powei luch rates awill pay for 'i'vice rendered It' thiis no; done, Inn the mun ipaself should be given plenai'i power o
control.

New Subways Already Crowded
Traffic is inen a ing r« ttly ever

year and the new subways are aireadcrowded. I'm ing tin .i -i-, thi
year tho I nterbui oujj ;, R ip TransiCompany fre«-.uentl*,
2,000,m n pa ¡engei a d i. ii the IvasSide and We Side subways. 'l'acrowding ¡ncidçnl t.. the travel pnfigures tho earlj sata'.,1!«.:, of presensubway facilities. \\ hen the rstion point i- reached new rapid transiline» will be required, it is not toearly now for tho proper authoi
to begin planning for ci Iruct'toof a new norl h and south u iwaj linin Manhattan and tho Hronx a ne
tunnel 1 ¡ne under thi River
relieve rite crowded conditions on th
subway and elevated lines of
York Consolidated Railroad Compnn;and a rapid transit line to Richmon
the only borough now with iul rap
ti-ansit faci! ¡th -. Tie pro\ is on
such new lines will demand
penditure of probably $100,01 1,00Steps should be taken at mice by tl
city and by the operating compani«
to make it possible to raise the:
funds when they are required.

Higher Tart* for I. K. T.
Th» Interborough Rapid Trans

Company, which operates the citj
way lines in Manhattan, the BronBrooklyn and Queens, as well as t:
privately owned elevated lines In Mai
hattan and the Bronx, i under a grei
financial strain. Increasing operafii
costs due to conditions brought abot
by the war. including high wages an
high prices of materials, have strain«
tho resourc« of tin c< y to 11
breaking point. For oi ths 11
company has been face,! wi the pro
ability of a rec ivership, unless relii
is provided. This r<
from an increased fare to be charge
only as long as tho present emergen«
lasts. Certainly It would be better ft
the community to pay a little more fc
transportation during a temporal
period than to have the useful servit
of this company crippled to an otter
that would seriously interfere with tl
industrial life of tho citv Far«
be fixed on a si <;
tan be reduced whei
falla and increased wl it
the Public Service Ci ¡on ha
powor to establish such a sliding seal
the community would bo assured t
«mtînaoua servie« and the companicet »Efficient tevenne to maintain fu

modification of the contract« which
o Id permit the establishment or such

a sliding scale of fares on the condi¬
tion that the operating companiesI would make corresponding concessions
to the city. So far it has beer, im-

| possible to bring about an agreement
o! .'.'-ill the city authorities and th<>

companies for such a modification,but the matter is still under consider¬
ation, atul I have hopes that some¬
thing eventually will bo accomplishedalong these lines.
Aside from t! o consideration of

needed additional revpnue for the
iper ting companies, thero is a press-ing need for a modification of these
ntracts, so as to lessen the financial

burden upon tho City of New York. As
well known, the contracts provide for

the deduction from revenue of certain
items of expense in a certain order.
The payment of interest upon the
bonds issued by the city for the con-

ruction of the subways is so far down
in the list of deductions from revenue
that the earnings up to the present
are not sufficient to urovide for all
such payments. Under the terms of
the conrracts tho déficits must bo paidby the city out of the tax levies. This
as imposed a burden of about $8,000,-j000 a year upon the city treasury, and¡this will be increased to $10,000,000when the whole system is in operation.

Deficit Would Be Taxation
>'. '': a revision of the terms of the

icts along the lines suggested it is
|)o lie that a readjustment of tho
order of payments from revenue would
place the city in a much more favorable

-i. he contracts were signed in
i, 1913, and they cover a period of

forty nine years from the beginning of
initial operation, which took place In
1918 If a deficit of $10,000,000 a yearhou «I continue the city would be ie
qi red to pas- oui of its taxes a total

s 180,000,000 during 'he life of the
tracts, is probable, howe«, er,tha increasing traffic will reduce the

li fici! as :he years go by. Neverthe¬
less, the situation is sufficiently serious
to require close attention by the citynutl orities. At the present time, when
tl e companies are seeking relief, the
i ty is in a position to demand sub¬
stantial concessions in this regard,
When we look back over the last

year and ihe period of the war it is a
for congratulation that New

York City has suffered so little in its
transportation facilities by reason of
the abnormal conditions. With veryfew interruptions, the rapid transit
service arid the service of the street
surface ear lines have been maintained,
an,; this without any general increase
m fares.

It is true, however that the Brook¬
lyn Rapid Transit system and the New
York Railways system have gone into
the hands of receivers and a reorgan-

on in each case is ¡ne\ ¡table. Hie
rec« r: ha*, e been v. orki ng againsttremendous odds to continue the op¬eration of their lir.es. but the ine\ ta¬
li " Vis happened atul the systems are
disintegrating. Different litas operatedunder leases as parts of the systemslave been separated therefrom by or¬
ders of the courts. This ha* resulted
In inconvenience and additional ex¬
pense to the traveling public, further
separations are coi '< n ;¦ ated and un¬less a solution is found, the systems

w« re united will be dissolvedinto their component parts. That would
mean the opération of different lines
by différent companies, euch charging
a five-cent fare, which would add
greatly to the general inconvenience.
The outlook, then, is uncertain. 1ha continue to work further for a

solution of the problem and shall wel-
come Die advice and assistance of the
city authorities, the Transit Construc¬
tion Commissioner and all other publicspirited cit izens.

Camp \\ «*ll ivnouu to
New \ork Boys Leased

The property known as tha B'ue
Ridge Camp, where for twenty years
thousands of New York City boys have'
spent their summers, and the College
Inn, both owned by the Rev. Dr. David

thi city, have been
at $4,500 a year.
purchase. Bol h

ted at Cm.
Stroudsburg and

Davidson,
leased for iw*b years,
with y option of

thi -e proper! a

baugh. Pa., bet« ecu
Bushkill.
The new lessees

Brothers, of Boston, Mass., owners of jthe West «Shore House, WWte Lake, N.
Y, Àxtisa* M«y*w» ittta -fom -ffln-W

are the White

Scarcity of Mortgage Money Not Due to System,
But to Economie Conditions Which Affect Source

Capitalists, Banks and Co-operative
JustitnlioiiH Have Limitations; Gov¬
ernment's Propaganda Has Attracted
Money to Federal Securities; Philan¬
thropy Is .¡Not a Business Precept

By John J. Pulleyn
¡'resident Emigrant Industrial Sav¬

ing» Bank, Chairman Committee
on Amortization of Mortgage
I,»ans, Savings Bank Section,
American Bankers' Association.
(Mir American system of mortgage
nance, based upon r-'-al estate secu¬

rity, is sometimes declared to be ar¬

chaic, and of late we have frequently
heard the opinion that it is ' inade¬
quate," or even that it has been
"broken down" under the stress of war

condit ions.
There may be some difference of

opinion on this point among borrowers,
lenders, real estafo middlemen and
theorists.

Nevertheless, tho actual facts and
our recent war tests proved it to he
remarkably efficient in meeting the re-

quirements of land tenure and real es¬

tate development in America. In fact,
those of widest experience, with veal
estate mortgages appear unanimous in
regarding with some suspicion any
scheme for reform which is argued
from the assumption of the present in¬
adequacy. These banker» And that no

security other than mortgages secured
by real estate have. 30 firmly main¬
tained their' parity in the public opin¬
ion. During the war period investors
were ready to sell all other securities
at a discount, before they sacrificed on

their mortgage investments. Whili
this viewpoint has its disadvantages
when we consider occasional need foi
liquidity of such investments this evi
«lenco of high popular regard shouk
not be overlooked .in fact, it shouk
be capitalized.
This appears to be a popular time t«

remind all concerned that tho presen-
shifting in values, rents and interés
rates are only incidents to placin-
realty on a sound economic basis. Wi
must not allow the occasional caso o

profiteering in rents to prompt meas

urea that will make ownership un

profitable and undesirable and so pre
vent an ample flow of capital into nev

construction.
Cautions Against Superficial Though
The theorist who forms the oplnio-that our mortgage, methods aro unsystematic, and even without uniformitydoubtless has in mind the picture 0

great bond issues more or less seria
-in their form, such as result froi
the adoption of special projects b
states or perhaps those being issue
tinder the Federal farm loan act.
Tho worship of standardization i

quite iii harmony with the gener;trend of thoughl by those people wh
regard human nature and political 01
ganizations as riotv in a plastic con
dit ion as the result of the war an
available for such experiments as thei
own limited ability might lead thei
to undertake.
"Uniformity" in mortgage securlti«

and in methods of real estate finarahas been preached for many years, btdefinite, steps to accomplish this unformity in any broad way have on!been seriously proposed within 1!
past few years.

Thus, the first accomplishment <these mortgage standardizes was thenactment in 1914 of the law to char'-.the Land Bank of the State of \.York. This act, which was both 111scientific and, perhaps, unconstititional, was enacted as the resultthe then current agitation for a runcredit system, Much was heard aboirhe value of easier rural credit, but,a matter of fact, the membershipthe New York bank is limited to buihing and loan associât lotis which ha«comparatively little interest, in agicultural property. The results of thexperiment and legislation may or minot be regarded as favorable, for tlbank has only issued about $700,01worth of bonds, of which one-half wepurchased by ¡our savings bank*, aiit is rumored that the balance is std by the undei writing' trusl cu
pany.

Tax Exemption Proposal
The Land Bank of the State of NeYork docs not enjoy tax exemption fiits securities, and in view of presetax burdens and the recent adoptuby both state and nation of tho pnciple of direct taxation accordingability to pay the Land Bank bon

lid not now be made a source
pi fsonal ox< mption. The reason fits inactivity under war conditions
explained by the fact that it cann
sell its bonds at a price which will eable it. to rediscount the m'ortgagfield by its member associations
their financial advantage.
The above point of tax exemptionagain met in tho bill now pending-Congress, the so-called Calder-Nol

bill, to establish a chain of Fedei
01 e loan banks, the stock of which

lo be held by any of the many vai
eties of building and bar. associalio
which should invest at least ó per ce
(if their rediscounts in the stock of tbank. The proponents of that b
start with the assumption that t
present market for mortgages is e
tirely inadequate, and that it can
supplied only by funds which aro
enjoy the same degree of tax exem
tion under all Federal and state la
as is now accorded by the Federal fa*
lean acl. Furthermore, all hough
argue that the main purpose of the b
is to encourage the construction
dwellings, we note thai t lie re is
provision in the biil which requiithat the proceeds pt the tax exerr
bonds shall be invested in housinganything pertaining thereto,

comparative uniformity in mortgage1cond tions throughoul the country.Men difference of names does nol in
dicate chaos of system. To establish¡this we may note that whatever the

I form of tho mortgage or other condi-
| tional conveyance, no!hing short of an
absolute deed -sill obviate the neces¬
sity for foreclosure if any equity is
claimed by ¡lie borrower. Tho prin-ciples and procedure in real estate
mortgage lour are remarkably uniform
throughout the English speakingworld.
Complaints evidently arise not be¬

cause of real «.icr'oct < in the distinct¬
ively American mortgage, system, bul
from efforts to obtain special legisla¬tion because of the present low ebb of
funds to lie obtained through accus¬
tomed channels.
A careful study of thn situation

might, reveal a need for revising the
methods of tapping the great sources
of supply and means for distributingmortgage investments to the publicquite as much as to warrant jumping
to the conclusion that there is some-
thing radically wrong with the owners
and managers of the funds availablefor long-term mortgage investment.

Sources of M«<rtgage Money
Mor!enge funds are obtained either

from ill coital i-t s. or 12 ) by co¬
operative credit, or (3) from* bankers,
flach of these sources has its. limita¬
tions, and there are distinct economic
conditions which affect all.

Capitalists, the first source, sell their
funds on the bcsl terms which can he
obtained, regard being given to both
present, and pro pective nel return, and
to i lie. equality of the security offered.
"The effect of the importance of the

net return upon capital brings to mind
the present supply of governmental se¬
curities. Money leaders are able to
secure a return of ö per cent, or better
through the purchaso of certain issues
of Liberty bonds and still enjoy a pro-

spective profit which those securities
will surely bring upon resale before
maturity. This one fact has taken out
of the market, for mortgage loans bil¬
lions of money ordinarily available for
mortgage loans.
Cooperative credit institutions, tho

second class, have loans of $2,000,000,-000 on mortgage securities. The bor¬
rowers aio not persons of established
credit rating, hut the system providesfor a fair amount of proof of thrift and
honesty and l'or a rapid and easy amor¬
tization of loans, thus giving proba¬tion against any absence of tho usual
banking safeguards, The success of
Míese institutions has been remarkable,
especially in the older settled parts of
he country. However, we cannot all
agreo with the enthusiastic claims of
those who claim tho millenium will
result from a mere copying in America
of tho methods which have been de¬
veloped under tho lower economic
standard of countries just emergingfrom feudal systems of land tenure or
forced to care for a peasant type of
people.
The banks, and especially those

which handle the savings of our mil¬
lions of smaller capitalists, includingthe wage earners, have about $5,000,-('0(1,000 or even a greater amount
ioaned on mortgage security. Theyhavo found this type of security better
adapted to tho dividend requirementsof their depositors than loans on
real estate. They have found 'hat
such loans furnish such a degree of
security and certainty of liquidationthat tV-ir dividends can he maintained
at.or above the raies usually paid upon
government bonds.

Hut it must be remembered'that de¬
posits in savings banks practically
rest upon a demand basis. Therefore,the managers of savings banks must
limit their investments in mortgagesto such a proportion of their assel as
will enable them at all times to meet

the requests of depositors and at the
'same time have their funds earn the
largest amount compatible with safety.
Savings bankers are trustees, not spec-
ulators.
While savings bankers are especially

charged with the promotion of thrift
and the encouragement of small hut
systematic deposits, their work is never
«o be regarded as charitable or phil-
anth ropic.

Mortgage Loans from Banks
Efforts have been made since the

armistice to obtain pledges from sav

¡ngs bankers as to the amount of mort¬
gage loans which they will take. It
has even been represen teil that, such
loan.- should be restricted to new con¬
st ruction. Such elforts are fostered
by those who desire u sudden expan¬
sion ¡n building activity,
The fact that bankers decline to

make, any such pledge in excess of the
normal course of their business is to

-bo noted as a credit to the idea of
'savings banking rather than otherwise.
Their attitude cannot properly be con¬
sidered as indicating the inadequacyof a system.
Any inadequacy which exists in this

connection is to be charged directly
to the much discussed and often
proved tendency of the grea* mar- of
!ho people to spend their inflated earn¬
ings rather than to save them for the
purchase of homes, for future invest
ment or to provide for tho proverbial
rainy day.
Also it is not for investors, or espe¬

cially for savings bankers, to carrythe risk involved in new construction
as it exists to-day. While we appre¬ciate the present increased costs of
materials and hibor and that highprices must continue, there are In¬
herent difficulties in arriving at anyfair appraisal of contemplated im¬
provement, and we must also analyzethe probability of rental returns and
as to how long the present artificial
r,ent scale may continue.
Builder Vims to Shift Responsibility
The speculatitve or investment

builders almost invariably attempt to
ill i ft the entire responsibility for these
risks to the prospective mortgagor
and the so-called housing companies
of semi-philanthropic aspect, but which
operate upon a net interest basis, often
present items of building cost which
¦lever have been considered elements
of security value.

Sale of This Giant Structure Was
Biggest Real Estate Deal of Year

_.__ - _____-I
The City Investing Building, on lower Broadway, is regarded the largest and most valu¬able improved property which changed hands during the year. A price »aid to be in excess of$10,000,000 was paid for the big office structure, the hobby of Robert £* Dowling, by G.Benenson* chairowuv of 4ht, Kusaiaj» -and English BaaJti

Realty Back to Its Own
After Years of Depression

Expert Tells of Present Condition of Market Com¬
pared With the Old. %He Declares That Real
Estate as investment Has Come Back to Stay
By Emil Leitner

Secretar'/ Leitner, Breuer &¦ Starr
Real estate has come back into its

own after years of trouble and anxiety
on the part of owners. Present condi¬
tions as compared with even those of
former good times are so différent that
there need be no fear of a return to
the depressed conditions as they existed
up to a few years ago.

hi order fully to understand these
new conditions they should be com¬
pared with those of times gone by. s->
that it may be better realized tit.it a
return to overproduction with the re¬
sulting depreciation will be practically
impossible for many years.

Previous Real Fstato Boom
The last, satisfactory real property

market started in 190.'". The tenement
house law had just been changed. Cn-
der the new law as then changed the
building trades declared a lock-out be¬
fore building got well under way and
building ceased for about eighteen
months. In tho meantime the demand
for apartments had caught up with
the supply, and as building showed a
good return operators and investors
came into the market. Profits were
being taken until prices went much
beyond cost of production and build¬
ing was excessively stimulated becausebuilders found they could build anynumber of houses and sell them at a
profit before completion and sometimes
even from the plans.
When the land boom in 190" sub¬

sided it left a great many people with
more vacant property than they could
afford to carry and many of them de¬cided to build. In this way they were
disposing of the land at co'-t and a1
the same time reaping n substantial
profit on the buildings. This led to thehip building movement, which was tem¬porarily halted in 1907.
Sharp competition then started

among ingenious real estate operatorsin an effort to induce builders to buytheir vacan! property. New operatorsigreed to take back second mortgage«of 50 to 60 per cent of the purchaseprice of the land, and to subordinatethe mortgages to a first mortgage to be
raised on the buildings.

little Capital Needed to Build
This arrangement brought a great

many men into the building businessbecause it was bound to appeal to menwith a limited amount of capita!. Theconditions worked out somewhat alongthe lines illustrated by the followingexample.
Taking a 50-foot house as a unit, the

man could buy two well located lots intiie Bronx, for about $12,000. The sec-ind mortgage would bo about $7,000,and the first mortgage about $10,000.¡Total $4.1.00«». They would cost ub«>ut$35,000; land. $12,000; total, ¡547,000;cash necessary, $1,000 a house.As the payments to the larger con¬tractors were part cash und part notes,the builder owing notes had more cashin the hank when the job was finishedthan when he started, provided he hadno debts at the beginning. Most ofthese men were not men of means whenthey started. if they kept on buildingthey could swing their notes as theywent along and for the time b«'ing thejcould live better than they had beforeand so they kept on building.
Hardships of the Landlord

We are all familiar with cor i
at about 1914 -free rents to tenantwhen moving in, redecorating for tuenwhen demanded, and summer concessions occasionally to tenants so thathey would not store their furniturwhile they went to tho country. Wheithe war started costs went up, and construction gradually stopped.There has been practically no build
ng for the las-, four years, and it

lUnnecessery to go Into details as tothe changes ¡n rei i! coi lit ons. At
t he pre.,-, ling prie« the of «-on-
-;' rucl ¡on ha - :. o re : d th*
mortgage loans have nol ncreased.'1 : increased cost i it m j :h
more cas! ¡i .¦ the buil 1er.This is only one of the i «vh;there is no build -,: acti\ ;'..Tiio ¦:¦ ly ii obi nit g ¦" iter al is *
er o obsl acle; so ; intlyasing price - of material, the re¬

sulting abandoned contracts, the scar-city of mechanics, the slowii g down oílabor and the resu ime inprogressing v th 1 rk.
terial and Vborconditions be tab : ;o that build¬

ers could ge. fa r id< a of I c ist,hould they feel t hat new 1 V ugoperations wo Id be warrant I, ttl«V-r'i mei t .¦. " ild resu t, bee hereis a scarcity of mechanics. There are
no apprentices in the bu
and we cannot hope i^r any immediateimprovement in that direel on.

An Attractive Investment
Real estate in its prese- conditionoffers a better return than iny o'her

form of investment, paying tl ree times
as mue':: as high class bond with hard¬ly any mor« 'Üble to car«
for, and tho contre! iitely if
the hands of the owner. H e cost of
production is a gnat deal h ¿her than
c« iplcted bui ' ¦¦ ight for.

Tl re is no bu Iding on
even a moderate sea e. With houses
100 per cent rented, tens of thousands
o.' families in despera! need of a suit¬
able place to live, n<1 tak ;.g care
of the natural growth of the city,
which is figured at the rate of 35,000families a year, th« se are a I good rea
sons why rents and values must ?«"> OP-

Real estate as nt b»»
come back, and il is here -,

Private St. Entrance to
Each Apartment Suite

innovation for 16-Story Co¬
operative House To Be Er«ect«ed
on Block Front in Park Ave.
The sixteenth story cooperativ«

apartment which will be erected on tha
Park Avenue block between Forty-
ninth and Fiftieth streets, recently an¬
nounced n Tl a Trib Vive a

separate street entrance a privateelevator m ici larger apart¬
ments, according to announcements
made yester

Robert (1. Elbert. assistant manager
of the McAlpin and Waldorf-Astoria
hoto s, has been appointed manager oi
the proposed building and will open o

lays in the
Equitable Building, Madison avenu»
and 1 .--fifth Si it he can
devote all his time to ¦'¦*' ent*r"
prise, having ¡evered his connection
with the Thirty-fourth Street
Since the announcem * of 'he pro¬
posed structure D u ¦"** '

Co.. agents '"or the have been
besieged with concerning
apartments.

The ground floor is to be oceup«-i
by the Louis Sherry resta irant, te»
roon caf< s and ba '¦¦ :* "
..111:-' 11 tS m< ''

and woim icrvants -:'-: ': '"

sired.

Space for Silk Firm«
William A. W:. te «6 Sons ;'!lV,

lea led for the Manhattan LeasingXo«
pan', space in he bu Iding at 866-30'
Broadway, whi« h the; der con¬
tract for pui "¦nanv
ruck Linens, inc.. H ¦'¦".['rr
Bartletl & Hei ' P8
and Thomas Carter «v

Section VIH.Real Estate
In Section VIII of to-day's Tribune you will

find some splendid stories on the remarkable condi¬
tions in the local Real Estate Market. You also
will find advertised there many unusual opportuni¬
ties to purchase high class Real Estate for invest¬
ment or use, Look at Section VIII.
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